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Condominium is a kind of an apartment building in which each apartment is 
owned by the person living in it, but the building and shared areas are owned by 
everyone together. Since 1949, a large number of collective housings had been 
constructed to meet the strong demand of urban housing. After that, during the 
housing reform, above collective housings became condominiums gradually. Now, this 
part condominiums is gradually aging and need to be renovated. The statistics data 
indicate that, since 2004, more than 60%-70% of annual urban residential 
constructions in China are commercial residential buildings. In addition, 90% 
commercial residential buildings of are condominiums. Therefore, the research of 
condominium renewal has a practical significance.  
The renewal of condominiums is usually included in the old city renewal, and 
combined with new block developing or block capacity improving. This paper indicates 
that, the capacity-improvement way is not sustainable, and presented an initiative 
mode in the case of initiative renewal activities in Xiamen. In addition, it is also be 
found that, the difficulties in renewal of condominium are not only about the lack of 
collective negotiation, but also about the absence of the organizations which possess 
the status of legal person.  
In conclusion, the difficulties in renewal of condominium are: the short of fund, 
the lack of collective negotiation and the absence of the organization. Finally, 
according to then the case studies of Germany, Japan and Taiwan, China, it can be 
suggested that, there are initiative modes to renewal condominium when negotiation 
mechanisms and rules supporting are provided. Except that, the changing of 
residential selling mode could be effective. 
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第 1 章 绪论 ................................................................................................................... 1 
1.1 相关概念界定 ........................................................................................................... 1 
 集合住宅与区分所有住宅 ............................................................................................. 1 
 建筑物区分所有权 ......................................................................................................... 2 
1.2 研究内容 ................................................................................................................... 2 
 研究对象与范围 ............................................................................................................. 2 
 研究的主要内容 ............................................................................................................. 3 
1.3 研究背景、目的与意义............................................................................................. 4 
 研究背景 ......................................................................................................................... 4 
 研究目的 ......................................................................................................................... 9 
 研究意义 ....................................................................................................................... 10 
1.4 国内外文献研究 ...................................................................................................... 11 
 国内外关于“城市更新”方面的研究 ............................................................................ 11 
 国内外关于“区分所有住宅”方面的研究 .................................................................... 12 
 国内外区分所有住宅改造政策研究 ........................................................................... 15 
1.5 研究方法与思路 ...................................................................................................... 20 
 研究方法 ....................................................................................................................... 20 
 技术路线与研究框架 ................................................................................................... 21 
第 2 章 我国大陆地区区分所有住宅的管理及更新 ...................................................... 24 
2.1 现行管理体系 ......................................................................................................... 24 
 所有权形式 ................................................................................................................... 25 
















2.2 现行区分所有住宅更新方法 ................................................................................... 26 
 现行区分所有住宅更新方法介绍 ............................................................................... 26 
 现行区分所有住宅更新方法分析 ............................................................................... 28 
2.3 现行更新方法案例模拟——以厦门市湖滨住宅楼群为例 ........................................ 29 
 厦门市湖滨住宅楼群概况 ........................................................................................... 29 
 现行更新改造方法方案模拟 ....................................................................................... 35 
2.4 小结 ........................................................................................................................ 39 
第 3 章 区分所有住宅自主改造模式探索——以厦门市自主集资改造政策为例 ........... 40 
3.1 区分所有住宅自主改造的动力分析 ........................................................................ 40 
 改善居住环境，提高生活水平 ................................................................................... 40 
 个人资产增值 ............................................................................................................... 42 
3.2 区分所有住宅自主改造制度解析 ............................................................................ 43 
 改造的主体——区分所有权人 .................................................................................... 43 
 改造的路径 ................................................................................................................... 44 
 改造的资金 ................................................................................................................... 47 
 改造的政策优惠 ........................................................................................................... 48 
3.3 自主改造模式与拆迁模式对比——以湖滨住宅楼群为例 ........................................ 51 
3.4 自主改造政策实施效果........................................................................................... 52 
第 4 章 区分所有住宅自主更新模式实践——以厦门市湖滨一里 60 号楼为例 ............. 54 
4.1 厦门市湖滨一里 60 号楼概况 ................................................................................. 54 
 区位及建设背景 ........................................................................................................... 54 
 产权与使用形式 ........................................................................................................... 57 
 现状环境及地价 ........................................................................................................... 58 
4.2 自主改造过程 ......................................................................................................... 61 
















 改造资金 ....................................................................................................................... 65 
 集体事务的协商 ........................................................................................................... 67 
 工程实施 ....................................................................................................................... 72 
4.3 自主改造经验总结 .................................................................................................. 72 
 积极经验 ....................................................................................................................... 73 
 自主改造政策考虑未尽之问题 ................................................................................... 75 
第 5 章 区分所有住宅自主改造的困境与对策 .............................................................. 77 
5.1 协商团体与规则的缺失........................................................................................... 77 
 各具特色的协商主体 ................................................................................................... 77 
 协商团体与规则的缺失 ............................................................................................... 80 
5.2 改造团体的缺乏 ...................................................................................................... 82 
 改造合同的签署 ........................................................................................................... 82 
 改造资金的收支 ........................................................................................................... 83 
5.3 区分所有住宅自主改造的对策探讨 ........................................................................ 83 
 建立协商团体与规则 ................................................................................................... 83 
 成立具有法人地位的改造团体 ................................................................................... 84 
第 6 章 结论与研究展望 ............................................................................................... 85 
6.1 区分所有住宅更新的困境 ....................................................................................... 85 
 资金来源的枯竭 ........................................................................................................... 85 
 协商团体的欠缺 ........................................................................................................... 85 
 改造团体的欠缺 ........................................................................................................... 86 
6.2 区分所有住宅更新的对策 ....................................................................................... 86 
 既有区分所有住宅采用自主改造模式 ....................................................................... 86 
 未售集合住宅改变销售模式 ....................................................................................... 88 
















 创新点 ........................................................................................................................... 88 
 不足之处 ....................................................................................................................... 88 
6.4 研究展望与推广 ...................................................................................................... 89 
 区分所有建筑物的更新 ............................................................................................... 89 
 城市存量资产的更新 ................................................................................................... 90 
附录 厦门市预制板房屋自主集资改造指导意见（试行） ........................................... 92 
参考文献 ....................................................................................................................... 94 



















图 1-1建筑物区分所有权示意图 ...................................................................... 2 
图 1-2 全国城镇人口（单位：万人） ............................................................. 5 
图 1-3 我国大陆地区家庭规模百分比 ............................................................. 6 
图 1-4商品住宅房屋竣工面积（单位：万平方米） ...................................... 9 
图 1-5住宅销售面积（单位：万平方米） ...................................................... 9 
图 1-6 研究框架图 ........................................................................................... 23 
图 2-1湖滨住宅楼群区位示意图 .................................................................... 30 
图 2-2湖滨住宅楼群研究范围示意图 ............................................................ 30 
图 2-3湖滨住宅楼群现状预制板房分布分析 ................................................ 31 
图 2-4湖滨住宅楼群土地利用现状图 ............................................................ 32 
图 2-5湖滨住宅楼群土地批租现状图 ............................................................ 33 
图 2-6湖滨住宅楼群现状公共设施图 ............................................................ 34 
图 2-7湖滨住宅楼群现状建筑质量分析 ........................................................ 34 
图 2-8拆迁方案现状建筑保留情况分析 ........................................................ 35 
图 2-9整体拆迁改造方案 ................................................................................ 36 
图 3-1湖滨住宅楼群房型占比图 .................................................................... 41 
图 3-2 部分老旧区分所有住宅照片 ............................................................... 42 
图 3-3 区分所有住宅自主改造申请步骤示意图 ........................................... 43 
图 3-4 区分所有住宅改造报建审批流程 ....................................................... 46 
图 3-5 区分所有住宅改造实施过程 ............................................................... 47 
图 4-1湖滨一里 60 号楼区位示意图一 .......................................................... 54 
图 4-2湖滨一里 60 号楼区位示意图二 .......................................................... 55 
图 4-3湖滨住宅楼群总平面图 ........................................................................ 55 
图 4-4 60号楼基本情况示意图 ...................................................................... 56 
图 4-5湖滨一里 60 号楼户型平面图 .............................................................. 57 
















图 4-7湖滨一里 60 号楼公共服务设施分布示意图 ...................................... 59 
图 4-8 南湖明珠、古龙湖景住宅小区与湖滨一里 60号楼位置对比图 ..... 59 
图 4-9湖滨一里 60 号楼红线示意图 .............................................................. 62 
图 4-10 厦政（1982）综 119号 ...................................................................... 63 
图 4-11 厦政（1982）综 119号-附图 ............................................................ 64 
图 4-12 湖滨一里 60号楼改造筹备组示意图 ................................................ 65 
图 4-13 柴火间面积平摊后 104 套内范围示意图 .......................................... 69 
图 4-14 60 号楼筼筜湖侧风景 ........................................................................ 70 
图 4-15 政策说明会与居民座谈会 .................................................................. 73 


















表 5-1日本区分所有建筑物重建法令对比 .................................................... 18 
表 2-1我国区分所有住宅现行管理规定体系 ................................................ 24 
表 2-2湖滨住宅楼群预制板房分布 ................................................................ 31 
表 2-3湖滨住宅楼群公共服务设施一览表 .................................................... 33 
表 2-4湖滨住宅楼群分地块拆建面积一览表 ................................................ 36 
表 2-5湖滨住宅楼群分地块房型统计表 ........................................................ 37 
表 3-1拆迁方案与自主改造方案优劣势比较 ................................................ 53 
表 4-1湖滨一里 60 号楼公共服务设施分布表 .............................................. 60 




















CHAPTER1 INTRODUCTION ............................................................................................... 1 
1.1 CONCEPT DEFINITION ...................................................................................................... 1 
 COLLECTIVE HOUSING AND CONDOMINIUM ............................................................................... 1 
 THE CONDOMINIUM OWNERSHIP ............................................................................................. 2 
1.2 RESEARCH CONTENTS ...................................................................................................... 2 
 THE OBJECT OF RESEARCH ....................................................................................................... 2 
 RESEARCH CONTENTS ............................................................................................................ 3 
1.3 THE BACKGROUND, OBJECTIVE AND MEANING ........................................................................ 4 
 THE BACKGROUND ................................................................................................................. 4 
 THE OBJECTIVE ...................................................................................................................... 9 
 THE MEANING ..................................................................................................................... 10 
1.4 RESEARCH REVIEW ........................................................................................................ 11 
 THE STUDIES OF URBAN RENEWAL ........................................................................................... 11 
 THE STUDIES OF CONDOMINIUMS........................................................................................... 12 
 THE POLICIES OF CONDOMINIUM RENEWAL .............................................................................. 15 
1.5 RESEARCH METHODS AND FRAMEWORK ............................................................................ 20 
 RESEARCH METHODS ........................................................................................................... 20 
 RESEARCH FRAMEWORK ....................................................................................................... 21 
CHAPTER2 THE MANAGEMENT AND RENEWAL OF CONDOMINIUM IN MAINLAND OF 
CHINA ............................................................................................................................ 24 
2.1 THE CURRENT SYSTEM OF MANAGEMENT ............................................................................ 24 
 THE FORM OF OWNERSHIP .................................................................................................... 25 
















2.2 THE METHOD OF RESIDENTS TRANSFORMATION .................................................................... 26 
 THE INTRODUCTION ABOUT RESIDENTS TRANSFORMATION .......................................................... 26 
 THE ANALYSIS ABOUT RESIDENTS TRANSFORMATION .................................................................. 28 
2.3 THE METHOD OF RESIDENTS TRANSFORMATION—— IN CASE OF HUBIN COMMUNITY IN XIAMEN .... 29 
 THE HUBIN COMMUNITY IN XIAMEN ....................................................................................... 29 
 THE PLAN OF RESIDENTS TRANSFORMATION ............................................................................. 35 
2.4 CHAPTER SUMMARY ...................................................................................................... 39 
CHAPTER3 THE INITIAL CONDOMINIUM RENEWAL——IN CASE OF THE POLICY OF INITIAL 
RENEWAL IN XIAMEN ..................................................................................................... 40 
3.1 THE INITIATIVE TO RENEWAL ............................................................................................. 40 
 THE IMPROVEMENT OF LIVING STANDARD ................................................................................ 40 
 APPRECIATION IN ASSET VALUE ............................................................................................... 42 
3.2 THE INTRODUCE ABOUT INITIAL CONDOMINIUM RENEWAL ...................................................... 43 
 THE PROPRIETORS ................................................................................................................ 43 
 THE METHODS .................................................................................................................... 44 
 THE FUNDS ......................................................................................................................... 47 
 THE PREFERENTIAL POLICIES .................................................................................................. 48 
3.3 THE COMPARISON BETWEEN RESIDENTS TRANSFORMATION AND INITIAL RENEWAL WAYS ——IN CASE 
OF HUBIN COMMUNITY IN XIAMEN ......................................................................................... 51 
3.4 THE EFFECT OF THE IMPLEMENT OF INITIAL CONDOMINIUM RENEWAL ........................................ 52 
CHAPTER4 THE CASE OF INITIAL CONDOMINIUM RENEWAL IN60# BUILDING IN HUBINYILI, 
XIAMEN ......................................................................................................................... 54 
4.1 THE INTRODUCTION OF 60# BUILDING IN HUBINYILI .............................................................. 54 
 LOCATION AND CONSTRUCTION BACKGROUND .......................................................................... 54 
















 CURRENT ENVIRONMENT AND LAND-VALUE ............................................................................. 58 
4.2 THE PROCESS OF CONDOMINIUM INITIAL RENEWAL................................................................ 61 
 THE PREPARATORY GROUP ..................................................................................................... 61 
 RENEWAL FUNDS ................................................................................................................. 65 
 COLLECTIVE NEGOTIATION ..................................................................................................... 67 
 THE IMPLEMENTATION OF PROJECT ......................................................................................... 72 
4.3 THE SUMMARY OF EXPERIENCES ........................................................................................ 72 
 THE SUCCESSFUL EXPERIENCES ............................................................................................... 73 
 THE LACK OF CONSIDERATION ................................................................................................ 74 
CHAPTER5 THE DIFFICULTIES IN INITIAL CONDOMINIUM RENEWAL ................................. 77 
5.1 THE DIFFICULTIES IN COLLECTIVE NEGOTIATION ..................................................................... 77 
 DELIBERATIVE BODIES ........................................................................................................... 80 
 THE LACK OF COLLECTIVE NEGOTIATION ORGANIZATION .............................................................. 82 
5.2 THE LACK OF RECONSTRUCTION ORGANIZATION .................................................................... 82 
 CONTRACTS SIGNING............................................................................................................ 82 
 FUNDS PAYMENTS ................................................................................................................ 83 
5.3 THE SUGGESTION OF CONDOMINIUM RECONSTRUCTION ......................................................... 83 
 ESTABLISH COLLECTIVE NEGOTIATION ORGANIZATION ..................................................... 83 
 ESTABLISH THE RECONSTRUCTION ORGANIZATION ............................................................ 84 
CHAPTER6 CONCLUSION AND RESEARCH PROSPECT ........................................................ 85 
6.1 THE DIFFICULTIES IN RENEWAL OF CONDOMINIUM ................................................................. 85 
 THE SHORT OF FUND ............................................................................................................ 85 
 THE LACK OF COLLECTIVE NEGOTIATION ORGANIZATION .............................................................. 86 
 THE ABSENCE OF THE RECONSTRUCTION ORGANIZATION ............................................................. 86 
















 THE METHODS OF INITIAL WAY ............................................................................................... 86 
 THE SALE OF NEW RESIDENTIAL .............................................................................................. 86 
6.3 INNOVATION AND THE LACK OF STUDY ................................................................................ 88 
 INNOVATION ....................................................................................................................... 88 
 THE SHORTAGES .................................................................................................................. 88 
6.4 RESEARCH PROSPECT ..................................................................................................... 89 
 THE RENEWAL OF CONDOMINIUM BUILDINGS ........................................................................... 89 
 THE RENEWAL OF URBAN STOCK ASSET .................................................................................... 90 
APPENDIX: THE GUIDELINE  FOR THE INITIAL RENEWAL OF PREFABRICATED HOUSING IN 
XIAMEN ......................................................................................................................... 90 
REFERENCES .................................................................................................................. 94 














Degree papers are in the “Xiamen University Electronic Theses and Dissertations Database”. Full
texts are available in the following ways: 
1. If your library is a CALIS member libraries, please log on http://etd.calis.edu.cn/ and submit
requests online, or consult the interlibrary loan department in your library. 
2. For users of non-CALIS member libraries, please mail to etd@xmu.edu.cn for delivery details.
厦
门
大
学
博
硕
士
论
文
摘
要
库
